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Drainage : Drainage to be to th satlsfdchon of the Building Standards bechon and to be the 3ubjccl of asite
meeting. Drainage to be in accordance with the Technical Standards and BS BN 12036-2:2000, - .
BS EN 752-3:1997 (amendmer _),' BS EN 752-4:1998, BS EN 1610:1998 and BS EN 12056-3_2000
Existing 1 10mm diameter soil vent pipe to be cut within rool space and fitted with flexible pipe lo ri'iunale at
high level veatilated roof tile. New drains to be in 1 10mm diameter upve and laid to fali of 1:60. T110mm
diameter soil vent pipe prowded to en-suite shm\er room, 110mm diameter air admittance valve prm' ded to
new balhroom All conneetiol from apphancest ' nneeted separately to the soil vent pipe, water closet in
110mm diamttu‘ pye and wash h:md b'lsm in 40mm dlametcr pe. Shower lo be fitted with bamsho“cr unif and

F!eclnca! msEallauon to be carricd out in accordancc with the current tdmon (17th) of the IE _chul.mons and -
‘provided at cach floor level and provided

| Jectrical fistures Jocated at least -
350mm from any mtcmai corner, projectmg wall or similar obslrucmm and not more than 1200mm nbove ﬂoor
level, Light switches 1o be positioned at a height of betyeen 900mm and IIO{}mm ab(wn oor levd é.oci\el
outlets pmilmm.d a minimum of 400mm above ﬂoor Ic\’e] : _

Wmdows tc bc upyc to match ihe cxlsl:ng and of uit and turn design for L]Lanzng ‘from the insid
Window to bedroom to have a'minimum glazed area ‘of 1/15th of the floor.area of the room and ai p:e_r'z_ing arca
of 1/30th of the floor arca of lhc afbom and fitted with trickle ventilators hay g an aggrcg'ue cpening area of
-._1200{)sqmm _ G e T
~Minimum U-vaiuc 9!” mndom - 140 W/mzK

'Ltmllmg air mﬁllralmn achieved by seahng the gaps al wall, ceil
“membrances to be service boxes scated at edgesand wmd

-_Umversal beams to siructural engineur 5 spccmcauon suppom.d at p:art) walls by mums_ol steel angles - -
' i rolled hollow su,ucm




Morris, John

From: Grant, Ross

Sent: 25 July 2012 16:21
To: adtmidmbscorr
Cc: Steedman, Russell
Subject: P/12/0398/FUL

“Development Services

Memo
To: Katherine Chorley
Assistant Planning Officer
From: Ross Grant
Roads Development
Date: 25" July 2012 Enquiries; 4791 Fax: 4850
OurRef: RG/P/12/0398/FUL Your Ref.  P/12/0398/FUL

Development: Extension to Dwellinghouse (Dormers to Front & Rear)
Location: 60 Valeview, Stenhousemuir, Larbert, FK5 3BZ

App No: P/1M12/0398UL

| refer to your consuitation received on the 11™ of July 2012 concerning the above application.
The proposed extension would change the property from a two bedroom to a three bedroom.

The "Design Guidelines & Construction Standards for Roads in the Falkirk Council Area” advises
that 2No. in-curtilage parking spaces require to be provided for three bedroom properties. There
are no in-curtilage spaces at present.

It was noted from a recent site visit that the majority of properties on Valeview do not have in-
curtilage parking facilities. It is expected therefore that there could be significant levels of on-strest
parking on Valeview during the evening.

As stated, the proposal does not accord with the Council's Design Guidelines, however if
Development Management is minded to grant consent, there would be no Roads conditions to be
attached to any consent to be granted.

Regards,
Ross Grant

aaaaaaaaaaaaaaaaaaaaaaaaaa

The informaticn contained in this e-mail is confidential and is intended only for the named recipient(s). If you are not the intended reciplent, you must not
copy, distribute or take any action or reliance on it. If you have received this e-mail in error, please notify the sender. Any unautherised disclosure of the
information contained in this e-mail is sirictly prohibited.
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PLANNING APPLICATION DETERMINED BY DIRECTOR OF DEVELOPMENT
~ SERVICES UNDER DELEGATED POWERS - REPORT OF HANDLING

PROPOSAL : Extension to Dwellighouse (Dormers to Front & Rear)
LOCATION i 60 Valeview, Stenhousemuir, Larbert, FK5 3BZ
APPLICANT : Mrand Mrs Scott Henderson

APPN. NO. : PM2/0398/FUL

REGISTRATION DATE : 9 July 2012

1. SITE LOCATION / DESCRIPTION OF PROPOSAL

The application site consists of a mid-terrace property located in a residential area. The property is
pebbledash rendered with interlocking roofing tiles and has a small garden area to the rear with
communal parking beyond.

The applicant seeks planning permission for two box dormers, one on each roof slope. The dormer on

the front roof slope would measure 2.4m by 1.7m and the rear dormer would measure 3.1m by 1.8m. The
development would increase the number of bedrooms at the property by one.

2, SITE HISTORY
None.
3. CONSULTATIONS

The following responses to consultation were received:

Roads Development Unit Inadequate parking provision but raise no objection in
this case.

Where the local Community Council requested consultation, their comments appear above.
4, PUBLIC REPRESENTATION

During consideration of the application, no letters of objection or representation were received.

5. THE DEVELOPMENT PLAN
The proposed development was assessed against the undernoted Development Plan(s) :
Falkirk Council Structure Plan.
There are no relevant policies within the Falkirk Councii Structure Plan.

Falkirk Council Local Plan

The proposed development was assessed against the following policy or policies:

SCO09 - Extensions and Alterations to Residential Properties

6A. MATERIAL CONSIDERATIONS




Falkirk Council Supplementary Guidance

6. PLANNING ASSESSMENT

The Develocpment Plan
j

The proposal raises no strategic issues and was therefore assessed against the Falkirk Council Local
Pian alone.

Local Plan Policies

The development Is considered against policy EQ1 and SC9 in the Falkirk Council Plan. Policy SC9 has
an associated Supplementary Planning Guidance Note on House Extensions and Alterations (SPG) which
is considered in more detail below. As both policies consider design they are discussed together in the
SPG section. ‘

Parking

The proposed extensions would increase the number of bedrooms at the property to 3. Parking is
available to the rear although this is not included in the red outline site plan. The Council's Road's Unit
have advised that while the proposal does not show adequate off-street parking provision in this case,
they would not recommend refusal. i

Falkirk Council Supplementary Guidance

Policy EQ1 requires that the scale, siting and design of new development should respond positively and
sympathetically to the site's surroundings and create buildings that are aftractive, safe and easy to use.
Policy SC9 reiterates this, with specific focus on extensions and alterations to residential properties.

Design

The SPG advises that box dormers are often too bulky or out of proportion and spoil the character of the
original house. The SPG therefore sets out standards and advises that no new dormers will be permitted
on a uniform frontage presently without dormers. Proposals will be considered in relation to the original
house and to the streetscape. It adds that, box dormers wiil be permitted at the rear of a property and on
a frontage where over 50% of the houses have them already subject to a number of size specifications.

There are no dormers on the front roof slopes of properties in this street. 1t is considered that the
proposed front dormer would therefore be contrary to Policy SC9 and the associated SPG. It would be a
large and bulky addition to the roof which would not be sympathetic to the original building, row of ~
terraced properties or wider area. . T )
The dormer on the rear roof slope would also appear bulky, however, the SPG allows for more leniency
on rear roof slopes where they are not highly visible. The dormer generally complies with the
measurements set out on in the SPG in this regard. The dormer is therefore considered acceptable in
principle. o

The agent was contacted to request that the dormer on the front roof slope be removed from the
drawings. However, no response has been recelved.

Impact on Neighbours -
The new windows would not significantly increase levels of overlooking of neighbouring properties.

Amenity Space ;
The proposed development would not have an impact on fhe level of amenity space provided at the
property. |
7.  CONCLUSION |

The proposed dormer on the front roof slope, by reason of its design and location would not be
sympathetic fo the existing building, row of terraced properties or surrounding area and consequently
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would have an adverse impact on the appearance of the area. The proposed extension is contrary to
Policy EQ1 'Sustainable Design Principles’ and SC9 'Extensions and Alterations to Residential
Properties' of the Falkirk Council Local Plan and Falkirk Council's Supplementary Planning Guidance
'House Extensions and Alterations'. There are no other material considerations that would warrant
approval in this case.

8. RECOMMENDATION

Refuse Planning Permission

Refusal is recommended for the following ;

Reason(s).

1. The proposed dormer on the front roof slope, by reason of its design and location would not be
sympathstic to the existing building, row of terraced properties or surrounding area and
consequently would have an adverse impact on the appearance of the, area. The proposed
extension is contrary to Policy EQ1 'Sustainable Design Principles' and SC9 ‘Extensions and
Alterations to Residential Properties' of the Falkirk Council Local Plan and Falkik Council's
Supplementary Planning Guidance 'House Extensions and Alterations'.

Informatives:

1. For the avoidance of doubt, the plan(s) to which this decision refer(s) bear our online reference
number(s) 01, 02, 03, 04, 05, 06, 07 and 08.

ent Sexvices Date

“Director of Devélor

Contact Officer: Katherine Chorley
(Assistant Planning Officer) 01324 504704




Reference No. P/12/0398/FUL

Falkirk Council

Town and Country Planning (Scotland) Acts as Amended
Issued under a Statutory Scheme of Delegation.

Refusal of Planning Permission

Agent Applicant

JSK Designs Mr and Mrs Scott Henderson
FAO James Kerr . 60 Valeview

Edgemount Stenhousemuir

Parkburn Road Larbert

Kilsyth FK5 3BZ

Glasgow

G65 9bG

This Notice refers to your application registered on 9 July 2012 for permission in respect of the foliowing
development:-

Development Extension to Dwellighouse (Dormers to Front & Rear) at

Location 60 Valeview, Stenhousemuir, Larbert, FK5 3BZ

The application was determined under Delegated Powers. Please see the attached guidance notes for
further information, including how to request a review of the decision,

In respect of applications submitted on or after 1 January 2010, Falkirk Council does not issue paper

plans. Plans referred to in the informatives below can be viewed online at
http://eplanning.falkirk.qov,uk/onli licationDetalls.do?action=showSummary&caseNo=P/12/0398/FUL

line/a
In accordance with the plaris docquetted or itemised in the attached informatives as relative hereto, Falkirk
Council, in exercise of its powers under the above legislation, hereby

Refuses Detailed Planning Permission

The Council has méde‘ this decision for the following
Reason(s):

1. The proposed dormer on the front roof slope, by reason of its design and location would not be
sympathetic to the existing building, row of terraced properties or sumounding area and
consequently would have an adverse impact on the appearance of the area. The proposed
extension is contrary to Policy EQ1 'Sustainable Design Principles' and SC8 'Extensions and
Alterations to Residential Properties’ of the Falkirk Council Local Plan and Falkirk Council's
Supplementary Planning Guidance 'House Extensions and Alterations',




Informatives:-

1. For the avoidance of doubt, the plan(s) to which this decision refer(s) bear our oniine reference
number(s) 01, 02, 03, 04, 05, 06, 07 and 08.

10 August 2012 actor of Development



IMPROVING DESIGN QUALITY AND STANDARDS

3.1

3.2

Sustainable Design Principles

The contribution of good design to quality of life,
and the role of planning in delivering it, has been
highlighted in the Government's policy statement
‘Designing Places’,. published in 2001. Design
quality has also been identified as a key Strateglc
Issue by the Structure Plan.

If growth and develcpment are to be sustainabfe, as
the strategy impfies, then greater priority needs to
be accorded to a range of design factors which
influence the development's long-term impact on
the environment and quality of fife. Policy EQf
highiights the key areas where attention to good
design will be accorded pariicular imporiance In
assessing development  proposals. The
accompanying Table 3.1 illustrates how these
principles link through to other policies in the Local
Plan, and to other iocal and national guidance.

chapter 03 - environmental quality

3.3

3.4

| principles of 's

EQ1 SUSTAINMBLE DESlGN

should accord

conserved
into

jentified,
d . sensitively

ray efficient design,
r!als reduction of

ir impacts Vshoufd'_
d by sustainable

It is important that sustainable design principles are
properly integrated at an early stage in
the design process. Masterplans and development
briefs have a key role to play in this. For specific
development sies, the Local Plan indicates
whether a current brief, masterplan or development
framework exists, or whether preparation of one is
an outstanding requirement. General design advice
will also be provided through the Council's series of
Supplementary Planning Guidance Notes, which is
being developed on an ongoing basis. Table 3.1
highlights  relevant  additional  guidance.
Pre-application discussions will also be important in

determining the key issues.




4.30

4.3

4.34

Infill Development and Plot Subdivision

The quality of residential areas can often be
threatened by Inappropriate infill development,
sometimes termed ‘town cramming'. infill proposals,
particularly where they involve the subdivision of the
curtilage of existing houses, frequently take litlle
account of the overall grain of the surrounding area,
or of the setting and amenity of neighbouring
properties. Policy SC8 seeks to prevent insensitive
infill whilst allowing development where a legitimate
opportunity exists and can be integrated successfully
into the urban fabric.

INFILL DEVELOPMENT AND
UBDIVISION OF PLOTS

of'

SC8.

erectron

sfreeS, vegeiatmn or walEs, such
ter or amenify of the area wouid

- policies.

432

4.33

Extensions and Alterations to
Residential Properties

There is a need to ensure that alterations and

extensions to residential properties do not,
individually or cumulatively, defract from the
environment of residential areas. Policy SC9 sets
out the key considerations in determining the
acceptability of proposals, dealing with the impact
of changes on the integrity of the property itself, on
the amenity of neighbouring properties and on the
character of the area as a whole. Detailed
guidance may be found within the Council's SPG
Note on House Extensions and Alterations.

sco EXTENSiONS AND
ALTERATEONS TO

s_wHE not . significantly affect ‘the
menity, daylight or privacy en]oyed
ghbaurmg properties; and

ot result in overdevelopment of the plot
ehy giving rise 1o acdverse -impacts ‘on the

ioning - of - garden - ground, . or - the
eptable loss of off-street par_ki_ng. R

Actions:

Indicators:

development principles

Creating and Maintaining Residential Amenity - Actions and Indicators
» Prepare development briefs for outstanding housing sites

+ Quality as assessed through periodic audit of major built developments against sustainable

chapter 04 - sustaining communities







Welcome to this supplementary planning
guidance note on the design of House
Extensions and Alteratlons It is one of a suite
of such guides promotmg development quality
in the built envirenment and taking forward
the Council's commitment to sustainable
development as set out in the Development
Plan

The aspiration of householders to extend a =
property in order to add accommaodation is - .
well appreciated. Good design will enhance
the character of a house and the surrounding
area and protect neighbouring amenity. This
guide has been prepared to help householders
and their agents to achieve the appropriate

- level of design quahty acceptable to Falklrk

- Council.

" " The Council commends the advice set out in
" this guide.

May 2006




1. Introduction

What is the Basic Issue?

Who is the guidance for?

Which areas are covered?

How strictly will the advice be applied?
What is the Local Plan Policy background?
Where can general planning advice be
found pre-application? ;. -

How can a suitable designer be engaged?
Wil the design requirements mean greater
costs?

. O T R ¢
oM PWNDL

REY
0~

2. Design Guidance
2.1  General Approach

2.2  Side and Forward Extensions
Side Extensions o
Forward Extensions . .
Garage and Pend Access

2.3  Rear Extensioﬁs .
General '
Usable Garden Space
Privacy and Overlooking
Overshadowing
Conservatories

2.4  Bullding Form angi___ﬁq.qf..;l'yp.e_s

2,6  Etevational Composition
.. Piacing and Grouping
. Gable Elevation/Frontage Elevation
- _Proportion
~Garages and Pend Access

2.6 External Finishes and Detailing
.. Walling
- Roofing
Windows and Doors
Replacement and Removals

2.7 :Rg_éf Extensions/Dormer Windows
"¢ -Dormers ¢ -
'Half-Cottage"

3.0 Further Information
8.1 Perm ___SIi_J_n_isequirements
3.2 Further Reading . - -

3.3 Useful Contacts -

3.4 Checklist .. =

Photographs by Falkirk Councif and Adam Toleman RIAS




OUSE EXTENSIONS - Poor

1.1 What is the basic issue?

Good demgn in the built \ﬁténment creates

The Guidance Note sets ou!
standards as well as ¢ '
“. “for achieving these, It
but most strictly fo C

“‘more stylised "modern" styie
" where no dlstmct develo
apparent. e

W_'ho' i's the :gu:'i_d'ance for?

. assust householders in making a plannmg
_jappllcatton for a house extension to the
“council's design standards. It will also b
“usetul for appralsmg a nelghbounng L
development proposa -




1.5 What is the Local Plan Policy

1.6

background? ;..

The Falkirk Council Local Plan . -

{Finalised Draft - March 2005}):

© actions the development of a series of
Supplementary Planning Guidance Notes to
improve Design Quality and Standards, this
being one of them :

& seots out the !egal basis for this advice note

i.e. Policy . SCQ Extensions and Aiterations D

to Resldentlal Properties which requires L
that such development has a sympathetlc
architectural character, ensures adequate
'prlvacy and garden size, and avmds B
-overshadowang '

What genera! pSannmg advice can
be found pre appllcatlon7

When proposing to build an gxtension to a
house the advice of the council's
Development Control Offlcer for the focal area
should be sought for information ‘on planning
and other permissions, neighbour notification,
fees , timescale and any further gueries
relating to this Guidance Note (see Useful
Contactsl. The submission of pretiminary
sketches would be useful to forestall any
major redesign at a future date wnth its
consequences for wasted tlme and maoney.

How can a sultable designer be
engaged?

1t is generally advisable to engage a qualified
professional, preferably a chartered architect,
to design and oversee the building work for
the extension proposed {see Useful Contacts).
Even when a proprietary type structure is
proposed, ‘e.g. a garage or conservatory, an

- architect is best able to determine its
‘appropriateness to the house in terms of its
“physical character, impact on privacy,

-overshadowing and garden size.

Will the desigh requirements mean

greater _costs?_

The design gu:dance aims generally to create
simpler, dlscreet extensions next to the main

- house, avoiding over elaborate shapss,
. materials and details. This approach should, of
.7 itself, help to achieve a more economic
" design. It should also be appreciated that an

architect is trained to achieve the most cost

L effective arrangement of the proposed
' ;.__'accommodatlon overall and has a duty {of
. ‘care} to recommend the lowest bmlder
estlmate

Cert_ain design features may initially be more
“gostly but will create savings in the longer
. term e.q. pitched roofs may be more long

Eastlng than flat roofs as well as offering

h -additlonal accommodation.




—)-l] min. 2m
bhetween
blank gables

ingle st
: axtension |
L
Unacceptable Infiil Original Street Pattern Accaptable Infill
[} dormer permitied I I—f ———Y— rninBO.:!i(m [21
sat bac
[Zl min 1.0m whera matching storey heights permitted Plan A

PROTECTING STREET PATTERN

2.2 Side and’ Forwa _-Extensnons SRR
PUBLIC REALM/. STREETSCAPE PATTERN .

ide’ Extens:ons {Figure 2}

2cent areas of detached and ;
od houses the spaces betwe

__of pnvacyioverlookmg and overshadowmg

' .-'_BU!LDING DESIGN mformatlon fo} :

@ Building and Roof Fof
Composmon

bid Extema[ Finishes and Detamng {w dows

 DORMER EXTENSIONS

4m. from any adjac
{see Rear Extensioni

cy and Overlooking_) E



EXTENSIONS Exception : creatss whole new building - re-roof and render

lly be set back by
1 the building line

An extensnon shou!d ‘q
a mlnlmum
“in order

% _a_'\.'roid nsatistactory join of existi
s _new materials on the same_ plai

"6 teinforce the dominance of the ongln

-~ house by lowering the ridge line whe
~.new roof pitch matches the existing
;_ihe extension does not extend beyo
‘Tear face of the house. {Figure 3a) -
see Bm!dmg Form and Roof Types)

_an_extension is the same storey hé'i'gl.'i
main house it should be set back by a
um_ Qf 1.0m. A h:pped end onto the 51d__ :

large detache
ptots where




“PORCH - Max _Di_rna__n_s___tdns ;

.'Forward Extensions "

required' and i
will be d|scoura
permttte_d _as ol

Porch exten on:.pr _jectmg no more than g
1.8 metres from the wa]l and-no ‘more than
2. 7.metres w:d b

;- Bay window:; ting no more than 600mm

. A porch or bay. ' must be light and :
~. understated in ch; and malniy glazed -

or where, ir
precedent
seeks to cop




Original House

Rear Garden Area :

extension + existing structures
should be less than 26% of the
original rear garden

 RETAINING GARDEN GROUND

Rear Extensions
NEIGHBOUR ISSUES -

General

The concealed location of a rear extension :
means that the main_planning concern is W|th
garden amenity, privacy and internal .
dayl:ghtlng The followmg generai pelnts are o
made : .-

¢ A gréund éxtensien may be appropriate
where an adequate garden size is retained
and the option ef a roof extension might

house, and bé se_'t in from ahy s"ide' of it.

€ The proportion of i olld walis to
. window openings ‘shotild.continue the
extstmg pattern.

' Usa.b.:l'fa_Ga_rden Ground

{Figure 5}

Controls relating to overlooking,
overshadowing, and the proportional |
relationship of the extension to the original

S .house will generally ensure that an adequate

d of enclosed private garden area is

35._2:retamed However, as a general rule any rear
-j.extensmn B

-'-_@ together WIth existing sheds and garages,

-should not exceed 25% of the original
o anclosed garden to the rear of the building

$ shoutd not encroach beyond 5.5 metres of
the rear garden boundary

Concessions on these standards would be
consrdered where b

- cr_e_a__te_s__a g’arqte_r'_a_:;s'_'i_ze no less than is the
~average in the particular area,

¥ is required to meet tolerab!e standards or - .

disability needs.




Angle at

window of 60°

any other 0

building 50

not more 4’

than a0° L
20° - 'DISTANCES IN METRES -
10’ T
o

N_OT“ Angle means the _horizontal angle mcluded_between
' i _;A the shortest line joining any part of one window opening to any part of the other
‘B. the vertical plane of the opening of the window

2 Distances shall he Enterp 'lated for intermediate angles

Exar'n'p[e 2

Example 1
£
]
3 g
5 ¢ g R
2 = 2 P
] 50 16m @ H Gl
5 | 2
@ 5
— 8
Example 3 Example 4

80 13m

Buflding 1o bo orocted

t

L Where an extension is 1 % or 2 storey
““there should not be any side windows to
7" "habitable" rooms to avoid a precedent

" which may be the cause of neighbour
dispute. Windows on the tear frontage or in
roof light form could be’ 'onsadered instead.

-4 Non-habitable room, 'windows will be
’ ations to avoid

blank walls e. g' bathroem's with opaque
glass. .

=% living rooms and bedrooms

{iil) there is effactive perma_ ent sereemng
e.g. a 2 metre high wall or fence . defmes
the mutual boundary. :




Sole H
window to
“habitable”

room

No facing
Windows

J

; Acceptable Extension

Unacceptable Extensions

Accoptabla if
max 3.5m from

High boundary
fencss to screen

and terminate
behind front
building line

1 . min 1.0m

[ L . rear bullding line
A : 'ﬁ

Sole
H window to

*habitable”
room

o # sot back I
min 1.0m fin 40m
for access
' 1
OVERSHADOWING

dimenslonal criteria for 12 to 2-storey extansion

’ Overshadowmg {Figare 7)

“and structures resultlng

“from permltt_ed development and -

-casting .

a shadow . across the face of a.

_neaghbour s window or garden ground

“cannot

“only applies ‘to a 1%

be -avoided. Therefore ':advace'
or.2 storey

__extensmn i.e. it should not prOJect from the -
~rear building line beyond etther :

é a line drawn at a 45°-from the midpbint of
the nearest ground floor window of the
adjoining house, -on the rear building line or

¢ a. maximum of 3.5 metres from the reaf
building line ‘of the house

whichever allows the greatest development.

Where in semi-detached house an_existing
extension already projects beyond the limits
set above, a matching extension in the

. ...-adjoining house.wili be accepted

-Any extensmn Whose 5
" neighbotting house im

closer than 4 metres

only wmdow 10 a habit

' .':'_-_lt shou!d be noted that the loss of a view or
"~ ‘outlook as a result of an extension is not

generally deemed a_material consideration -in

.+ determining a planning application.

' A 1.8 m. high fence may extend along a side
boundary to conceal a window on a gable but

should not continue towards the roadway at a
height greater than 1.0 m, clear of the building
line.




